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Zoning Districts1 

2100. Zoning Districts and Boundaries2 

1. Zoning Districts3 

The unincorporated territory of the County of Fairfax is divided into the zoning districts presented in 
this Article and shown in Table 2100.1 below.4 

TABLE 2100.1: Zoning Districts Established 
ac = acres    du = dwelling units 

 District Name Sect.   District Name Sect.  

Residential Districts Industrial Districts 

R-A Rural Agricultural 2102.1 I-I Industrial Institution  2104.1 

R-C Residential Conservation 2102.2 I-2 Industrial Research  2104.2 

R-E Residential Estate 2102.3 I-3 Light Intensity Industrial 2104.3 

R-1 Residential, One Du/Ac 2102.4 I-4 Medium Intensity Industrial 2104.4 

R-2 Residential, Two Du/Ac 2102.5 I-5 General Industrial 2104.5 

R-3 Residential, Three Du/Ac 2102.6 I-6 Heavy Industrial 2104.6 

R-4 Residential, Four Du/Ac 2102.7 Planned Development Districts 

R-5 Residential, Five Du/Ac 2102.8 PDH Planned Development Housing 2105.2 

R-8 Residential, Eight Du/Ac 2102.9 PRC Planned Residential Community 2105.3 

R-12 Residential, Twelve Du/Ac 2102.10 PDC Planned Development Commercial 2105.4 

R-16 Residential, Sixteen Du/Ac 2102.11 PRM Planned Residential Mixed-Use 2105.5 

R-20 Residential, Twenty Du/Ac 2102.12 PTC Planned Tysons Corner Urban 2105.6 

R-30 Residential, Thirty Du/Ac 2102.13 PCC Planned Continuing Care Facility 2105.7 

R-MHP 
Residential, Manufactured  
Home Park 

2102.14 

 

Commercial Districts 

C-1 Low-Rise Office Transitional 2103.1 

C-2 Limited Office 2103.2 

C-3 Office 2103.3 

C-4 High Intensity Office 2103.4 

C-5 
Neighborhood Retail 
Commercial 

2103.5 

C-6 Community Retail Commercial 2103.6 

C-7 Regional Retail Commercial 2103.7 

C-8 Highway Commercial 2103.8 

 
1 Most of the text has been edited for clarity and readability; however, content changes are footnoted throughout. 
2 From Part 2, 2-200. 
3 From Sect. 2-201.  
4 Revised from “articles 3 through 7” and did not carry forward “which Articles may be referenced as the Schedule 
of Regulations.” The table is new, provided to summarize the list of established districts in Fairfax County and 
includes hyperlinked cross-references to individual zoning districts. 
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2. Zoning Map5 

The location and boundaries of the zoning districts established by this Ordinance are as indicated on 
the map entitled “Official Zoning Map, Fairfax County, Virginia,” derived from the authoritative data 
source.6 A copy of the official Zoning Map is on file in the Office of the Zoning Administrator, and it 
may be kept in either hardcopy or digital form. This map is hereby incorporated as a part of this 
Ordinance.  

3. Zoning of Entire Jurisdictional Area7 

A. It is the intent of this Ordinance that the entire unincorporated area of the County of Fairfax, 
including all land, water areas, and waterways be included in the districts established by this 
Ordinance. Any area on the Official Zoning Map that is not shown in a specific zoning district is 
zoned to the R-C District.  

B. Unless otherwise specifically designated, all water areas, waterways, alleys, roads, streets, 
highways, railroads, and other rights-of-way are deemed to be in the same zoning district as the 
immediately abutting property. Unless otherwise specifically designated, where the center line 
of any water areas, waterways, or rights-of-way serves as a zoning district boundary, the zoning 
of each area is deemed to be the same as that of the abutting property up to the center line. 

4. Zoning District Boundaries8 

If uncertainties exist with respect to the intended boundaries of the individual zoning districts as 
shown on the Official Zoning Map, the following rules apply: 

A. Where zoning district boundaries are indicated as approximately following the center lines of 
streets, alleys, railroads, or waterways, the center lines are the zoning district boundaries, and 
where zoning district boundaries are indicated as approximately following the lines of lots or 
other parcels of record, the lot or parcel lines are the zoning district boundaries. 

B. Any zoning district boundary shown extended to or into any body of water bounding the County 
is deemed to extend straight to the County boundary. 

C. Where uncertainties continue to exist or where further interpretation is required beyond that 
presented above, the Zoning Administrator will make a determination in accordance with the 
provisions of [reference to relocated Sect. 18-103]. Any person aggrieved by the Zoning 
Administrator’s decision may appeal that decision as described in [reference to relocated Sect. 
18-301]. 

 
5 From Sect. 2-202. A reference to the GIS authoritative data source is added, and the reference to sections sheets 
as well as repetitive language are deleted. 
6 A link to the online Zoning Map will be inserted. 
7 From Sect. 2-203. 
8 From Sect. 2-204. Outdated provisions relating to scaling a map are not carried forward. 

 



Zoning Districts 
Interpretation of District Regulations | Purpose Statements 

  Fairfax County, Virginia: zMOD Zoning Districts |17 

2101. Interpretation of District Regulations9 

1. Purpose Statements 10  

Each zoning district has a specific purpose and intent expressed in a purpose statement.  However, 
zoning districts are not created to fulfill a singular stated purpose. Each zoning district is also 
established to promote the general health, safety, and welfare of Fairfax County and to implement 
the stated purpose and intent of this Ordinance.  

2. Lot Size Requirements11 

A. In this Ordinance, lot size requirements may be expressed in terms of: 

(1) Minimum lot area;  

(2) Minimum lot width; and  

(3) Minimum district size, which is only applicable for proposed rezonings. 

B. In the R-C, R-E, R-1, R-2, R-3, and R-4 Districts, minimum lot area and lot width requirements are 
presented for conventional subdivision lots and cluster subdivision lots that may be allowed in 
accordance with the provisions of [reference to relocated Sections 2-421 and 9-615], as 
applicable. In the R-2, R-3, R-4, R-5, R-8, R-12, R-16, R-20, and R-30 Districts, minimum lot area 
and lot width requirements are also presented for affordable dwelling unit developments. 

C. No parcel may be rezoned to a given district unless it meets the applicable minimum district 
size, except:12 

(1) By the Board acting on its own motion; or 

(2) As a part of a rezoning or special exception, by the provisions of [reference to relocated Sect. 
9-610]. 

D. All uses are subject to the lot size requirements specified for a given district. In the R-C, R-E, R-1, 
R-2, R-3, and R-4 Districts, non-residential uses are controlled by the provisions presented for 
conventional subdivision lots, either the average or minimum lot area, whichever is greater. 
However, when minimum requirements are specified for specific uses elsewhere in this 
Ordinance, those minimum requirements will apply. 

E. Except for transmission lines in the public right-of-way or easements totaling less than 25 feet in 
width, no land area that is encumbered by any covenant, easement, or interest that would 
permit the establishment of power distribution facilities, including high power transmission 
lines, ground transformer stations, and natural gas, petroleum, or other transmission pipelines is 
considered in the computation of minimum lot area or minimum district size. 

 
9 From Part 3, 2-300. The use standards (permitted, special permit, special exception, and use limitations) 
addressed by current Sections 2-302, 2-303, 2-304, and 2-305 were not included in this Article. Those standards 
were relocated to Article 4: Use Regulations and revised as noted. Parts 4 through 11 of the current Article 2 were 
not included in this Article. Those standards will be addressed in the new Article 5: Development Standards. 
10 From Sect. 2-301. Each district was revised to include a “purpose” statement instead of a “purpose and intent” 
statement. Revised this sentence for clarity and to remove passive language. Added the last sentence to apply 
broadly to all districts. 
11 From Sect. 2-306. Did not carry forward Par. 3 of Sect. 2-306 because it is unnecessary and confusing, except as 
indicated in 2.A with “may be” (not all districts have a minimum district size). 
12 Par. 4A and 4B of Sect. 2-306 are not carried forward.  
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3. Bulk Regulations13  

A. In this Ordinance, bulk regulations are expressed in terms of:14 

(1) Maximum building height; 

(2) Minimum setbacks; and 

(3) Maximum floor area ratio. 

B. Except as may be qualified by the provisions of this Ordinance, no structure or part of a 
structure may be built, moved, used, occupied, or arranged for use on a lot that does not meet 
all minimum bulk regulations presented for the zoning district in which it is located.  

C. Maximum building height applies to all structures in the zoning district except those structures 
or appurtenances listed in [reference to relocated Sect. 506], unless a lower maximum height is 
established for a given use elsewhere in this Ordinance.  

D. Minimum setbacks are subject to the following: 

(1) Minimum setbacks are specified for each zoning district, except as may be further qualified 
by other provisions of this Ordinance.  

(2) Minimum setbacks apply to all buildings and structures as they relate to the lot lines and 
public streets.  

(3) For single family attached dwellings, minimum side setbacks do not apply to interior units; 
however, minimum setback requirements for freestanding accessory structures are included 
in [reference to Article 4].15 

(4) In the case of single family detached dwellings without individual lots, groups of single 
family attached or stacked townhouse dwellings or multiple family structures, the minimum 
distance between structures may not be less than the sum of the minimum setbacks for the 
individual structures, determined as if a lot line were located between the structures drawn 
perpendicular to the shortest line between them. 

E. Maximum floor area ratio is established in accordance with the definition of “Floor Area Ratio” 
presented in Section 9100.  

4. Maximum Density16 

A. The maximum density specified for a given zoning district may not be exceeded, except as 
permitted by the provisions of [reference to relocated Sect. 2-405], [reference to relocated Part 8 
of Article 2], or [reference to relocated Part 9 of Article 8 (Article 4)]. Maximum density means 
the number of dwelling units per acre, except in the PRC District where it means the number of 
persons per acre. 

 
13 From current Sect. 2-307. “Minimum yard requirements” were revised to “setbacks” throughout. 
14 The term angle of bulk plane and the related term effective building height have been deleted throughout and 
the concept incorporated into tables in the setbacks section of each applicable district. See the cover memo for 
additional discussion of this change. 
15 The reference to setback requirements for freestanding accessory structures on single family attached lots is 
new. 
16 From current Sect. 2-308. 
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B. Density Penalty 

(1) Maximum density is calculated on the gross area of the lot, except when 30 percent or more 
of the area of the lot is comprised of any or all the following features: 

(a) Floodplains, and adjacent slopes in excess of 15 percent grade as measured from the 
floodplain until a minimum 50-foot wide plateau occurs such that a principal structure 
could be constructed; 

(b) Quarries; 

(c) Marine clays; and 

(d) Existing water bodies, unless a water body is a proposed integral design component of 
an open space system for a development, in which case total density credit is calculated 
including the area of the water body. 

(2) When 30 percent or more of the area of the lot is comprised of any or all of the features in 
subsections B(1) through (4) above, then 50 percent of the maximum permitted density is 
calculated for that area. The 50 percent density limitation applies, although that area may 
be used for open space, parks, schools, rights-of-way, utility easements, or other uses as 
may be presented in the following subsections. The density penalty of this subsection does 
not apply in the PRC District or to floor area ratio. 

 

Example: Density Penalty Calculations 

Site Area 38.28 ac 

A. Floodplains and adjacent steep slopes 18.3 ac 

B. No quarries exist on site n/a 

C. Areas of marine clays 12.2 ac 

D. No bodies of water exist outside the floodplain  

Site area consisting of A-D above 30.5 

Percent of site consisting of A-D above 79.7% 

Percent of site consisting of A-D above that is in excess 
of 30% 

49.7% 

Zoning District: R-2, maximum density 2 du/ac: 

49.7% of 38.28 = 19.02 @ 50% (1 du/ac) = 19.02 

50.3% of 38.28 = 19.26 @ 100% (2 du/ac) = 38.53 

19.02 + 38.53 = 57.54 = 57 total dwelling units allowed 

 

C. Density or Floor Area Ratio Credit 

(1) Except in the PRC District, in cases where area within a lot is in a major utility easement or 
right-of-way acquired after the August 14, 1978, no density or floor area ratio credit may be 
calculated on such area; except that such credit may be allowed by the Board, by the 
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approval of a special exception pursuant to [reference to relocated Part 6 of Article 9], for 
major utility easements granted after the August 14, 1978,  when the grantee of the 
easement is the Board, or an authority or other governmental organization appointed by the 
Board. For the purpose of this subsection, a major utility easement or right-of-way is one 
having a width of 25 feet or more that is located entirely outside of a right-of-way. 

(2) In cases where an area within a lot is needed by the County for a public park, school site, 
other public facility site, mass transit facility or street improvement, or public street right-of-
way,17 density or floor area ratio credit is calculated on that area severed for those purposes 
in accordance with the following: 

(a) There is approval of density or floor area ratio credit prior to the recordation of the 
dedication or conveyance among the County's land records by: 

1. The Board in approving a rezoning or special exception application when dedication 
or conveyance is part of the application; 

2. The Director in approving a subdivision plat in accordance with Chapter 101 of The 
Code, or a site plan in accordance with [reference to relocated Article 17] of this 
Ordinance, when dedication or conveyance is part of the subdivision plat or site 
plan; or 

3. The County Executive or designee when the dedication or conveyance is not 
proposed as part of the approval of a rezoning, special exception, subdivision plat, 
or site plan. 

(b) Such approval must be based upon the following: 

1. The area to be dedicated or conveyed is necessary for the public facility site or use, 
and is suitable in location, size, shape, condition, and topography; 

2. The area to be dedicated or conveyed, except for the area dedicated for public 
streets other than major thoroughfares, is in accordance with the adopted 
comprehensive plan. Where the proposed public facility site or use requires 
approval under Section 15.2-2232 of the Code of Virginia, such approval must be 
obtained prior to the granting of any credit; and 

3. The area to be dedicated or conveyed will be deeded to the County, and the 
dedication or conveyance will not be made in exchange for monetary 
compensation. 

(c) Prior to the dedication or conveyance, a plat of dedication showing the land area to be 
severed, the resultant lot, and its appropriate density or floor area ratio allocation must 
be submitted to and approved by the Director. That plat and an irrevocable dedication 
or conveyance to the County must be recorded among the land records of the County. 
Following such recording, any reallocation of the density or floor area ratio credit 
requires the submission to and approval by the Director of a revised plat, which must 
also be recorded among the land records of the County. Density or floor area ratio credit 
approved after February 28, 1995, and in accordance with this subsection runs in 
perpetuity with the land remaining. Density or floor area ratio credit approved prior to 
February 28, 1995 was approved for that one time and does not apply to any future 

 
17 Did not carry forward “and there are no encumbrances to the title to that area that would interfere with its use” 
since that is a separate requirement outside of the land use ordinance. 
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development that is not consistent with the development approved at the time of the 
granting of the credit. 

 

5. Open Space18 

A. The open space requirements for any given district are minimums, and the required open space 
must be located on the same lot as the primary use, unless otherwise specifically required 
elsewhere in this Ordinance. Open space requirements are generally presented as a percent of 
the gross area of the lot.  

B. No part of required open space may later be reduced below the minimum requirements of this 
Ordinance or used in any manner contrary to this Ordinance. Open space may not be disturbed 
in any manner without the approval of the Director. 

C. Calculation of open space area is based on the following rules: 

(1) In cases where the balance of land not contained in lots and streets is needed by the County 
for parks, recreational areas, or stream valleys, and is suitable in location, size, shape, 
condition, and topography for the needed purposes as determined by the Director, then 
such land must be deeded to the County for such purpose. This land is referred to as 
dedicated open space and is given full credit in satisfying the open space requirement for a 
given district. 

(2) In cases where a given area within a lot is needed by the County for a school site, 50 percent 
of the required area is given credit for satisfying the open space requirement of the district 
in which located. 

(3) In cases where the balance of land not contained in lots and streets is not needed by the 
County for those purposes set forth in subsections (1) and (2) above, then the Director may 
approve the conveyance of those lands to a nonprofit organization as provided for in 
[reference to relocated Part 7]. Such land is referred to as common open space and is given 
full credit in satisfying the open space requirement for a given district. 

(4) In cluster subdivisions, at least 75 percent of the minimum required open space or one acre, 
whichever is less, must be provided as a contiguous area of open space with no dimension 
less than 50 feet. For cluster subdivisions in which the required open space will approximate 
five acres in area, the open space must generally be so located and have dimension and 
topography to be usable open space. Deviations from this provision may be permitted: 

(a) For cluster subdivisions in the R-C, R-E, and R-1 Districts when the Board approves a 
waiver of open space requirements as a special exception or with appropriate proffered 
conditions; or   

(b) For cluster subdivisions in the R-3 and R-4 Districts that have a district size of two acres 
to less than three and one-half acres, when the Board finds that the deviation will 
further the intent of the Ordinance, the adopted comprehensive plan, and other 
adopted policies.  

 
18 From current Sect. 2-309, revised for clarity and to update cross-references. Article 2, Part 7 will be relocated to 
the new Article 5: Development Standards. Although the computation of open space standards was brought 
forward in this draft, they may be relocated to the development standards in Article 5 with a subsequent draft. 
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(c) However, no deviation from this provision is permitted for cluster subdivisions in the R-2 
District, or in cluster subdivisions in the R-3 and R-4 Districts that have a minimum 
district size of three and one-half acres or greater.  

(5) Fifty percent of the area that lies within a major utility easement or right-of-way may be 
calculated as open space, but only if the remaining rights of the easement or right-of-way is 
dedicated for recreational or open space use. However, lands that lie within a major utility 
easement or right-of-way may not constitute more than 30 percent of the total land area 
needed to satisfy the open space requirement for a given district. For the purpose of this 
subsection, a major utility easement or right-of-way is one having a width of 25 feet or more 
that is located entirely outside a street right-of-way. 

(6) Open space credit may not be given for lands that are included in or reserved for the 
right-of-way of any street, for any mass transit facility, or for any public facility except as 
qualified above. 

(7) In the administration of these provisions, the Director has the authority to determine 
whether lands qualify as open space and whether those lands are common open space, 
dedicated open space, landscaped open space, or recreational open space. 

(8) The Board may waive the open space requirement presented for a given zoning district in 
accordance with the provisions of [reference to relocated Sect. 9-612]. 

(9) Any area required for interior parking lot landscaping must not comprise more than 25 
percent of the total required open space.19  

6. Affordable Dwelling Unit Developments20 

In the R-2, R-3, R-4, R-5, R-8, R-12, R-16, R-20, and R-30 Districts and Planned21 Districts, affordable 
dwelling unit developments may be required in accordance with the provisions of [reference to 
relocated Part 8]. Affordable dwelling unit developments are subject to the provisions of [reference 
to relocated Part 8] and the minimum lot size requirements and bulk regulations set forth for 
affordable dwelling unit developments in the respective zoning districts. Unless expressly stated 
otherwise, all other provisions of the respective zoning districts are applicable to those 
developments. 

  

 
19 Relocated from the definition of open space. 
20 From current Sect. 2-310. Part 8 will be located in the new Article 5: Development Standards. 
21 Clarified planned districts instead of “P.” 
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2102. Residential Zoning Districts 

This section 2102 includes the standards related to the Residential zoning districts established in Fairfax 
County. 
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1. R-A Rural Agricultural District22 

A. Purpose23 

The R-A District is established to provide for lands within the County used for agriculture and to 
generally distinguish such lands from conventional single family residential districts. The intent 
of the R-A District is to protect agricultural land from urban development.  

Figure 2102.1: R-A District Aerial Example 

 
 

  
  

 

 
22 Carried forward from Sect. 3-A00, with changes as noted. 
23 Carries forward Sect. 3-A01.  
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B. R-A Lot and Building Dimensional Standards  

TABLE 2102.1: R-A Lot and Building Standards   

 
 

Single family dwellings and 
manufactured homes 

 
Other uses 

 
Density, maximum 

0.2 du or  
manufactured homes/ac  

 
Open space, minimum No requirement 

 Lot area, minimum 5 acres 

 Lot width, minimum [1] 200 feet  

   

 Front setback, minimum 60 feet See Table 2102.1a below24 

 Side setback, minimum 50 feet See Table 2102.1a below 

 Rear setback, minimum 50 feet See Table 2102.1a below 

 Building height, maximum [2] 35 feet 60 feet 

 
Floor area ratio, maximum No requirement 

0.15 for public uses; 0.10 for 
uses other than residential or 

public 
 Notes:  

[1] Lot width may be modified in accordance with 2101.2.C and [reference to relocated 9-610]. 
[2] Building height measurement depends on roof type as defined by Section 9102. 

 

Figure 2102.2: R-A District Lot and Building Dimensional Standards 

 

 

 

 

 

 
24 Replaced 60 degree angle of bulk plane with new table with the same minimum setbacks as for a dwelling. 



Zoning Districts 
Residential Zoning Districts | R-A Rural Agricultural District 

  Fairfax County, Virginia: zMOD Zoning Districts |26 

Table 2102.1a: R-A Setback Relative to Height 

Other uses 

Building height, 
maximum (feet) [1] 

Front setback, 
minimum (feet) 

Side and Rear 
setback, minimum 

(feet) 

30 60 50 

35 60 54 

40 62 62 

45 71 71 

50 80 80 

55 88 88 

60 97 97 

Notes:   
[1] Maximum height of the portion of the building with the specified minimum 
setback 

 

C. Reference to Other Standards 

General regulations that may qualify or supplement the 
regulations above 

[TBD – based on new zMOD 
structure] 

Off-street parking, loading and private street requirements  

Signs  

Uses and developments that are subject to site plan provisions  

 

  




